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6.0

TOWNSCAPE QUALITY

One of the main criticisms of recent planning applications along High
Lanes has related to the poor architectural and townscape quality
and character, together with the lack of a ‘context led’ approach to
the design.
To ensure that the ‘sense of place’ is reinforced, all applications
should demonstrate how they respond to and reflect the historic
townscape character of Hayle, which is summarised below.

the workers run by the firm itself.
The Penpol area, between these two settlement areas, formed a
middle ground populated by the professional classes and shopkeepers
– those not directly linked to either company. Workers’ housing here
was developed from the 1820s with the development of better-quality
housing around 1845. This area became more of a civic focus for the
town during the late 19th century with the development of St Elwyn’s
church, the Passmore Edwards Institute and a new Drill Hall.

The making of Hayle:
The town of Hayle is a product of the industrial revolution of the 18th
and 19th centuries, with its mining area being one of the first areas
in Cornwall to exploit its copper reserves on a large scale. The form,
character and layout of the physical fabric of the town can be related
to the history and development of the settlement and, in particular,
the town’s industrial heritage and the individuals and companies that
shaped it.
As well as development relating directly to industrial processes and
transportation logistics, the two principal companies in the town,
Harvey’s and the Cornish Copper Company (CCCo),
left a direct mark on the urban form and built environment of Hayle.

Image 13: Cornish Copper Company development of the Copperhouse
area, Fore Street

In the 19th century, CCCo laid out a grid of streets in Copperhouse
within which high-density terraces of housing were developed by
tenants. In the centre of Copperhouse they established a town
centre, including a market house together with shops and services
arranged along the linear Fore Street, now the B3301.
Development around Harvey’s Foundry was later in date and
different in character. With a fluctuating work force, Harvey’s had little
incentive to provide workers housing. Unlike the CCCo, the company
was unable to purchase large amounts of land. The land it did
manage to acquire was used, in part, as farmland to feed the horses
and mules vital for pre railway transportation of import export goods,
but mostly in order to build large houses set in spacious grounds
for the extensive family and directors of the firm. The company also
developed other facilities for the company good, such as hotels to
entertain business visitors, a school for workers and emporiums for
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Image 14: Copperhouse worker’s housing at St Johns Street
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Image 15: Simple terraced houses and cottages at St Johns Street

Image 17: Larger houses include this example at Sea Lane

Image 16: Variety of housing types, Chapel Terrace

Image 18: The range of street character, Tremeadow Terrace
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6.0
Broad Character Guidance
The history and geographical location of Hayle has created a town
with a strong and locally distinctive character. Major elements of this
character are defined within the Cornwall and Scilly Urban Survey:
Historic Characterisation for Regeneration study for Hayle, includes
the following:
•

•

•

The close relationship of the town with its spectacular natural
setting; the estuary location with views to the beaches and open
sea in St Ives Bay, the extensive harbour and quaysides, the
sluicing pools at Carnsew and Copperhouse, the sand dunes of
the Towans and the surrounding farmland inland.
The poly-focal development of the town with the rival centres
of Copperhouse and Foundry, connected by the harbour and
quays and later residential and civic development of the Penpol
area has created a distinctive settlement form. The principal
urban centres are on level reclaimed land. The distinctive grid of
industrial housing at Copperhouse forms a strong urban grain in
direct contrast to the larger, spacious and grandiose character
and grain of Foundry, with its group of large villas and mansions
built for the Harvey family and company managers.
The built environment of the town retains a number of pre-urban
estate or farm centres with elements of 17th century fabric,
impressively engineered quays, wharfs and canal, remains of
industrial complexes, commercial, civic and public buildings
and a full range of residential dwellings. Roughcast stucco
with decorative fenestration margins and other architectural
ornamentation is a common surface finish. Scoria block is a
locally distinctive building material made from a waste product of
copper smelting by the CCCo.

•

The importance of local distinctiveness in new built development,
based on the forms, massing, materials, textures and colours
that relate to the area, interpreted in a contemporary manner,
appropriate to the 21st century

The Hayle study also includes principles to be followed for the
physical regeneration of the town, derived directly from the
analysis of the character areas and recommended to underpin
all regeneration initiatives in Hayle. Whilst these principles may
apply more directly to the regeneration of the existing fabric of the
town, they can also be used as the foundation for design principles
relating to completely new development, such as the large-scale new
development under consideration within this document. These could
include:
•
•
•
•

Hayle’s historic character being at the heart of an appropriate
sense of place for new development within the town;
Retaining the high quality of the historic built fabric, both
buildings and public realm, in new development areas;
Creating distinctive, new character areas that express and reflect
their natural and townscape context;
Ensuring that all new development promotes Hayle as an historic
Cornish town of quality, character and international significance.

Image 19: Built development encloses space, Chapel Hill

For large-scale, new development within Hayle these issues can be
the prompt for the following design principles:
•
•
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The importance of development responding directly to its setting,
topography and inter-relationship with the wider landscape;
The scope for different areas of a development to establish its
own distinctive character and identity, which should be derived,
in part at least, from the differing environmental character and
context of the sites; and
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Image 20: Variety of boundary treatment, Commercial Road
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Image 21: Building groups enclose space, Trevassak Hill

Image 23: Boundary treatment on Penpol Road

Image 22: Cottages set back from street, Bodriggy Street

Image 24: Boundary treatment on Queens Way
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6.0
Detail Character Guidance
Additional principles and guidelines that should be applied to new
development, which retain and reinforce Hayle’s character include:
•

Creating a variety of building typologies and development densities that
reflect and enhance the grain of the existing town and help to create a
range of streetscapes – for example:

1.
2.
3.
4.
5.

Small houses on terraced streets;
Larger houses on terraced streets;
Semi-detached villas on larger plots;
Detached houses in leafy suburbs; and
Mixed use (shops / offices / houses / apartments etc) streets in the local
centre;

•

Using materials and architectural details that can be found in the town
eg render, brick, stone and slate;

•

For rendered buildings, a colour palette that reflects the subtle palette
within the town;

•

For contemporary designs, ensuring that they also respond directly to
the town’s character;

•

Incorporating a variety of techniques to respond to the steep level
changes, such as: stepped buildings up the slopes; raised pavements;
and split-level buildings;

•

Providing a variety of storey heights from small 2 storey terraces, taller
2 storey terraces and houses, 2.5 storey terraces and paired villas with
rooms in the roof and 3 storey focal buildings at important junctions and
nodes; and

•

Integrated streets and land uses with, for example, high quality offices
and industrial units within the street scape.

In advance of any planning applications, a Design Code for the
site(s) will be required which will form the basis of any future
planning application(s). This must ensure that there is a consistent
and integrated approach to the development as a whole and that
piecemeal or uncoordinated parcels of development are avoided.
This document provides the first steps to make this happen, but must
be reinforced and backed up by future, more detailed design work.

Image 25: Intimate street character, Tremeadow Terrace and Chapel Terrace

Image 26: Simple 2 storey terrace houses, St Johns Street
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Image 27: Variety of building materials, B3301

Image 29: A range of character in terraced dwellings, Penpol Road

Image 28: A range of character in terraced dwellings, Fore Street

Image 30: Larger double fronted properties on Queens Way
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7.0

7.0

7.0 | KEY PRINCIPLES CHECKLIST
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7.0

KEY PRINCIPLES CHECKLIST
The concept plan and associated parameter plans provide a framework for development of the site. However, it is very important that the design and technical teams for the individual parcels of development that are brought
forward are consistent with the core principles and aspirations for the site.
The principles that are integral with the concept plan and the parameter plans should be taken into account for all development within the site.
The following key principles provide a checklist that summarises the guidance provided in the concept plan document as a whole.
General Guidance Documents:
•
All schemes should comply with the Cornwall Design Guide and Streetscape Design Guide.
•
All schemes should take into account the Climate Change Action Plan published by Cornwall Council.
•
All schemes should incorporate Sport England Active Design principles, through cross-reference with the Active Design checklist, where applicable.
•
All schemes should conform to the Building with Nature Standards, through the Building with Nature checklist, where applicable.
•
All schemes should conform to the Open Space Strategy for Larger Towns in Cornwall, July 2014
Layout:
•
•
•
•

Residential development to be in perimeter blocks providing frontage and surveillance into streets and public spaces. Rear fences onto streets and green spaces will be avoided.
Culs-de-sac should be avoided where possible.
Large expanses of ‘dead’ frontage, with limited or no surveillance, will be avoided on public facing streets.
The use of industrial fencing will be avoided on public facing streets.

Land Use:
•
Density of residential development will vary across the site. Development on Main Street should have higher densities with lower densities at the edges.
Access and Movement:
•
The Main Street to have a varied character along its length that is derived from the inter-relationship with buildings and their respective uses. Enclosure of space by buildings should define the character, not a linear,
uniform highway corridor. Pedestrian and cycle users should be considered in advance of vehicles.
•
On-street, parallel parking to be incorporated within all streets in the hierarchy.
•
A mix of car parking strategies should be used including on-street, on-plot (to the side or rear) and small parking courts.
•
Parking provision should reflect Cornwall Council parking standards.
•
Connectivity of the street and path networks for pedestrian and cyclists should be included both within the proposed layout and into the surrounding existing street network. To provide good accessibility to existing
facilities.
•
All dwellings should be within 400 metres of a bus stop, which are to be located along Main Street.
•
Cycle and pedestrian movement is to be encouraged and should be inherent in any streetscape designs for the site.
•
Where possible, pedestrian and cycle routes should be over-looked by streets with active frontages.
Green Infrastructure:
•
Existing hedgerows should be retained, where possible and, if removed (to allow for sensible and connected street patterns) should be mitigated through transplanting and the creation of new hedgebanks with a net
gain (10% minimum increase) of landscape habitat within the concept plan.
•
Youth, children’s and toddler play areas should be located close to dwellings to allow for greater over-looking and natural surveillance in accordance with Fields in Trust/ CC Open Space Strategy guidance on size
and content.
Townscape:
•
The design of building form, massing, materials, colour and architectural details should be derived from an understanding and appreciation of the local context and historic character of Hayle. This should reflect the
variety and character that is evident in the existing town.
•
It is important that they is a consistency and integration of character between different developer’s schemes. The Design Code for the site as a whole and for individual developments, should be formulated to ensure
this co-ordination and consistency.

8.0

8.0 | Developer contributions

To support the holistic delivery of the Concept Plan, it is important
that there is a consistent approach to the collection of developer
contributions that will enable the delivery of infrastructure, both
within the site and addressing impacts within the wider Hayle area.
As the allocations that make up the Concept Plan are considered
‘Strategic Sites’, they are exempt from the Community Infrastructure
Levy (CIL); which means developer contributions will be collected
through Section 106 agreements.
In addition to providing the policy level of affordable housing, there
are four main themes for developer contributions:
1.
2.
3.
4.

Transportation
Green Infrastructure
Education
Health

As well as the ‘standard’ developer contributions, there will also be
additional charges to:
a. enable the acquisition of land to deliver the primary school;
b. enable the acquisition of land for the strategic open spaces
1) within the north-west of the concept plan site, and 2) to
the south of High Lanes within the east of the concept plan
site
c. support the delivery of the main street and junction
connections within the site
As the delivery of this strategic infrastructure represents an
important component of delivering the Concept Plan, as well as
the requirements of the planning policies for sites set out within the
Allocations DPD, it is only fair that the land required to provide this
strategic infrastructure is also afforded a similar land value as the rest
of the site. Therefore, the additional section 106 charges will enable
a form of equalisation of land values across the Concept Plan site.

Developer contributions that will be sought from all residential
developments within the Hayle Growth Area include:

Standard Transportation
Contribution – Housing

£3,425

per open market
dwelling

Standard Transportation
Contribution – Nonresidential

£2,635

per new peak hour
vehicle trip

Strategic on-site Highway
Infrastructure Contribution

£3,122

per dwelling

Standard Green
Infrastructure Contribution

£1,222

per dwelling
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Image 31: Contributions for health facilities

Strategic Open Space Land %5,089
Contribution

per dwelling

Employment Land
Contribution

£816

per dwelling

Standard Education
Contribution

£2,736

per 2+ bed market
dwelling

Education Land
Contribution

£1,060

Standard Health
Contribution

£672

per dwelling

per dwelling

Image 32: Contributions for education
It is important to note that all of the figures provided represent the
values at the time of writing, but they are subject to amendment
/ indexing. Therefore, any interested party should seek the latest
figures, including the values to be confirmed, at the time of
negotiating any land acquisitions / disposals.

Image 33: Contributions for open space
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